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About the Greater Minnesota Housing Fund (GMHF)
GMHF was founded by the Blandin and McKnight foundations in 1996 specifically to address the
unique affordable housing needs of Minnesota’s under-served geographic areas: regional city centers,
small towns, rural areas and tribal reservations in Greater Minnesota.
Today GMHF is a $60 million certified CDFI with an impressive CARS rating of AAA+2. GMHF provides
$20 million to $30 million annually in development loans for predevelopment, construction, bridge,
and mini permanent financing for affordable housing and community facilities. GMHF also operates a
nonprofit subsidiary, the Minnesota Equity Fund (MEF), a joint venture with Lansing, MI-based Great
Lakes Capital Fund. MEF is a tax credit equity fund that finances $20 million to $40 million in equity
investment per year.

Executive Summary
This Strategic Plan 2014-2017 is the result of a planning process facilitated by Consulting for Change in
2013. This plan reaffirms the organization’s mission statement, core purpose, and values. It establishes
GMHF’s operating principles and organizational priorities. The plan also identifies four strategic goals:
leadership, knowledge, capital, and capacity.
These four goals are interconnected yet independent; they define how GMHF can provide its leadership on difficult housing challenges, carry our work into the Greater Minnesota communities we serve,
deliver more funding and assistance to achieve greater results, and build on its existing strengths. The
goals are identified throughout the report using the following icons.

GOAL 1: Provide
leadership to solve
difficult housing
challenges

GOAL 2:
Leverage our
knowledge and
expertise

leadership

knowledge
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GOAL 3:
Increase the capital
resources GMHF
provides
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organizational
capacity
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I. GMHF Mission, Core Purpose, and Values
The GMHF Board of Directors approved the following statements on February 18, 2014:
Mission Statement: GMHF supports the creation of strong communities and affordable homes
through making strategic investments and forming effective partnerships.
Core Purpose: GMHF serves the housing needs of Minnesota residents along the entire
spectrum of affordable housing. It accomplishes this by providing financial resources,
planning and technical assistance, education, training, convening, and advocating for policy
and systems change.

How GMHF and MEF work together
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Operating Principles: GMHF provides statewide leadership on emerging policy issues and is
responsive to local community-based initiatives. The following principles guide how we do our
work:
a. Holistic. As a community development financial institution (CDFI), GMHF develops
comprehensive strategies for affordable housing, community development, and
environmental sustainability that result in the provision of safe, decent, and affordable
homes in livable neighborhoods.
b. Social Justice. GMHF’s activities are guided by social and economic justice. Operating
efficiently and effectively enables GMHF to be more successful in meeting community
needs.
c. Entrepreneurial. GMHF is innovative, responsive, and flexible in providing capital, technical
assistance, and knowledge essential to the development and implementation of
successful community-based initiatives.
d. Collaborative. GMHF staff actively collaborates with a diverse set of stakeholders to leverage
new public and private resources for the creation and preservation of affordable housing.
e. Research-based. GMHF is committed to applied research through demonstration projects
and knowledge transfer to the affordable housing and community development field
locally and nationally.
Organizational Priorities: GMHF has identified the following organizational priorities that
guide the development of our strategic goals.
a. Provide greater availability to the full spectrum of housing choices for low- and moderateincome individuals and families in greater Minnesota that are aligned with local and
regional needs.
b. Increase the synergy between GMHF lending activities and delivery of its strategic
programs and services
c.

Enhance working relationships that build on local capacity and leadership and enable
communities to successfully access affordable housing resources.
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II. 2014-2017 Strategic Goals
During the next four fiscal years, GMHF will:

GOAL 1: Provide leadership to solve difficult housing challenges
and advocate for improved public policy for meeting the
affordable housing needs in greater Minnesota.
leadership

knowledge

capital

GOAL 2: Leverage our knowledge and expertise in affordable
housing best practices to enable developers and communities to
be more effective and better meet local and regional affordable
housing and community development needs.

GOAL 3: Increase the capital resources GMHF provides for
affordable housing and community development through its
development lending, equity investments, gap financing, and
grant making.

GOAL 4: Strengthen its organizational capacity and enhance its
internal infrastructure and systems in order to accomplish these
goals.
capacity
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III. Strategies to Accomplish GMHF’s 2014-2017 Strategic Goals
GOAL 1: Provide leadership to solve difficult housing challenges
and advocate for improved public policy for meeting the
affordable housing needs in greater Minnesota.
leadership

Rationale:
GMHF has close working relationships with various state and local government entities in which
it encourages and assists with policy advances, targeting of scarce resources and designing
solutions to critical housing needs. GMHF works directly with its partners on addressing local,
regional and statewide housing needs through planning and technical assistance to create
specific plans and programs and help package resources from various financing sources. GMHF’s
relationship with Minnesota Housing and the Family Housing Fund, among other entities,
allows it to be in early discussions about common goals and strategies and allows for GMHF to
provide input and guidance on solutions that draw on GMHF’s knowledge and expertise. Many
stakeholders emphasize the need for workforce housing and preservation of existing affordable
housing as critical to regional economic vitality. Areas with job growth report local employers
are unable to expand due to severe workforce housing shortages. The need for permanent
supportive housing for the homeless and low-income senior housing solutions was also a high
priority throughout greater Minnesota. Senior housing, assisted living and “aging in place”
solutions were widely reported, with partnerships with healthcare and social service providers
identified as needed to serve a growing elderly population.

Strategies:
a. Advocacy: Advocate for affordable housing priorities and state funding at the legislature;
contribute to the national dialogue on housing policy through statewide and national
partnerships and coalitions.
b. Strategic grantmaking: Provide strategic grant support and seed capital to support policy
and systems change activities conducted by qualified organizations; and, support the
creation of innovative strategies, solutions, and unique developments.
c. Policy and program leadership: Partner on the highest priority state and local housing
and community development initiatives, including:
i.

Ending and preventing homelessness for target populations, including families,
children, and veterans.

ii. Creating workforce housing in high job growth areas.
iii. Preserving properties in underserved rural areas or areas at-risk of loss due to market
conversion.
iv. Fostering sustainable homeownership for underserved populations and supporting
local community stabilization efforts.
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v. Advancing green and healthy home building for improved sustainability, health
outcomes, and cost savings.
vi. Supporting local community development initiatives, including mixed use and mixedincome housing, and community facilities.
vii. Supporting regional programs and strategies in high-growth areas, and across regions
viii. Reaching hard-to-serve populations: Collaborate on developing viable permanent
housing solutions for hard-to-serve populations.
ix. Addressing senior housing needs: Foster a dialogue on emerging senior housing
needs throughout the network of affordable housing agencies and organizations.

knowledge

GOAL 2: Leverage our knowledge and expertise in affordable
housing best practices to enable developers and communities to
be more effective and better meet local and regional affordable
housing and community development needs.

Rationale:
GMHF was founded with a central purpose of providing expert technical assistance to housing
organizations throughout greater Minnesota in order to address housing needs in a variety of
diverse locations and contexts. This includes the formation of strategic partnerships, transfer of
best practices, provision of technical assistance, research and development on new programs
and products, training and education, and housing plans. By disseminating knowledge,
promoting best practices, and creating new programs, GMHF assists the affordable housing
field in Minnesota in being more effective and at the same time helps the state and local units
of government put public resources for affordable housing to the best use. During stakeholder
interviews, four themes emerged about the need for affordable housing:
1. Each region of the state experiences different and evolving housing needs over time, and
often requires unique housing programs and resources.
2. The need for an increased supply of multi-family rental housing exists across the income
spectrum from supportive housing for the homeless, to affordable rental housing, to
mixed-income housing.
3. The specific populations in need of affordable housing most frequently mentioned by
stakeholders were homeless individuals, families with children, and low-income elderly.
4. The affordability gap for new construction, using current development methods, is large
and will continue to grow, due to the cost of development. New housing development
models and innovations need to be studied and tested.
An essential key to retaining the supply of affordable multi-family housing is the preservation
of the existing supply of housing financed by the Low Income Housing Tax Credit (LIHTC),
much of which is maturing and in need of refinancing. Similarly, existing USDA-RD housing is

Strategic Plan 2014 to 2017

8

aging out and essential to preserve in rural communities. Homeownership has declined due to
foreclosures and will be more difficult for low- and moderate-income households in the future
as new mortgage financing requirements are harder for low-income households to meet. The
type of affordable housing needed varies by region. In strong job growth areas there is a higher
demand for smaller apartments to house workers, while in other regions, multi-generational
immigrant families need larger units. As wages in some communities remain stagnant, housing
production costs continue to rise. In other regions, where wages are relatively high, a depressed
housing market stymies the financing of new market-rate production. Stakeholders emphasized
the need for new strategies to stimulate both market-rate and affordable housing to support
regional economic development and job growth.

Strategies:
a. Planning and technical assistance delivery: Assist ten (10) communities with
comprehensive planning and technical assistance to address the full spectrum of
housing needs, and other community development opportunities.
b. Training and capacity building: Provide training in housing strategies such as
preservation, emerging markets, workforce housing models, green and healthy
housing, HRA capacity building and other issues to at least 25 organizations per year
through direct training, convenings, regional and statewide trainings, and regional
housing dialogues.
c. Sharing of knowledge base: Share research findings and best practices by producing
six (6) best practices publications, studies, and other research publications as training
and technical assistance tools to help developers and community partners address
housing needs.

capital

GOAL 3: Increase the capital resources GMHF provides for
affordable housing and community development through its
development lending, equity investments, gap financing, and
grant making.

Rationale:
As the primary nonprofit affordable housing CDFI in greater Minnesota, GMHF has unique
opportunities to provide critical financial resources at the earliest stages for affordable housing
planning and development. GMHF provides a variety of capital including loans, grants, and equity
investments for innovative developments. By aggregating loan capital, equity investments, and
grant resources for high priority initiatives with statewide impact, GMHF is able to streamline
the funding process for developers of affordable housing. GMHF also has the ability and track
record of partnering with other CDFIs, and national and community banks to achieve local
community housing goals.
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GMHF will increase its CDFI lending and continue its focus on financing that primarily serves
the lowest-income Minnesotans as well as helping to stimulate and support economic
development through working with employers around workforce housing demand. In 2013,
GMHF launched the Minnesota Equity Fund (MEF), which provides Low Income Housing Tax
Credit Equity throughout Minnesota and beyond, including rural and urban areas. In order to
accomplish its financing goals, GMHF will grow its loan fund from $32.7 million to $47 million in
capital and raise $165 million in new investor equity by the end of 2017. Altogether, GMHF will
support 3,000 units of affordable housing with these resources over the next four years through
its innovative financing efforts.

Strategies:
a. CDFI lending: Award $172 million in revolving loans for affordable housing and
community development, and maintain a 70% fund disbursement rate.
b. Gap financing: Provide $7 million in gap loans with priority to serve lowest-income
households, emerging markets, and hard-to-serve populations.
c. Flexible undesignated funds: Award up to $2 million in undesignated and
unrestricted funds for special project opportunities, flexible loans, gap financing, and/
or strategic grant making to special projects.
d. Equity syndication: Increase MEF equity syndications closed and equity raised to $155
million and $165 million, respectively.
e. Grant making: Provide up to $4 million for strategic grants to ensure strong programs,
effective advocacy and support of special demonstration projects.
f.

Affordable housing production: Assist in financing 3,000 units of affordable housing.

g. Innovation and new programs: Continuously refine and develop programs to
proactively meet community needs, including PRI Loans to high performing
organizations to increase partner capacity and local impacts.
h. Capital formation: Grow the CDFI revolving loan fund to $47 million by YE 2017, and
grow the equity raised for Minnesota Equity Fund to $165 million by YE 2017.

GOAL 4: Strengthen its organizational capacity and enhance its
internal infrastructure and systems in order to accomplish these
goals.
capacity

Rationale:
GMHF will make investments in its organization systems and human capital to deliver a high
level of community impact and customer service through existing and new programs. GMHF
will maintain its commitment to the stewardship of and access to philanthropic capital, as well
as increase its own efficiency and effectiveness. By streamlining internal systems and processes,
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staff will be able to implement new programs that serve the mission and provide flexibility in
addressing unique community needs as they arise. Through disciplined business planning,
sustainability planning, investing in staff development and strengthening its governance, and
forming strategic partnerships, GMHF will become more resilient. GMHF will also invest in
technology and add to its fundraising and development, and communications capacity.

Strategies:
a. Business and operating plans will be continuously updated to adjust to changing
market conditions, support GMHF’s growth into a more diversified range of
development finance products, and to ensure long-term organizational sustainability.
b. Invest in staff talent through training of existing staff, and where needed adding new
talent, GMHF will strengthen its organizational structure, and increase accountability
and maintain a focus on strategic plan goals.
c. Sustainability planning, including creation of an updated succession plan for
key personnel to better enable planned transitions, and to ensure long-term
organizational sustainability.
d. Enhance governance to focus on policy issues, organizational performance,
community impacts, organizational strategies, sustainability and growth. Provide
board with critical organization performance metrics quarterly and annually to
maintain an effective governance focus. Examine board terms and composition to best
meet strategic goals.
e. Produce results that meet mission and financial sustainability goals, including a selfsufficiency benchmark of 70%, increased deployment goals, and other key CDFI ratios
in line with CDFI peers.
f.

Strengthen GMHF’s communications and public information to improve education
around housing issues, improve access to knowledge and best practices, and enhance
GMHF outreach.

g. Implement new internal technology systems, including new loan servicing platform,
accounting system, and other improvements to organizational information and
management systems.
h. Accountability and evaluation of GMHF performance: Conduct management and
board evaluation of GMHF and MEF activities against annual goals and objectives to
maintain accountability for performance at the staff and board level.
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IV. Brief Organizational History
Greater Minnesota Housing Fund (GMHF) was launched in April 1996 as a joint effort of The
McKnight Foundation and Blandin Foundation to address the urgent need for safe, decent,
and affordable housing in greater Minnesota, which includes the 80 counties outside of the
Twin Cities metropolitan area. As of 2013, Greater Minnesota Housing Fund has supported over
500 developments in more than 150 cities to produce over 11,500 affordable single‐family
and multifamily homes. More than $155 million has been invested in affordable housing. In
2011, GMHF created the Minnesota Equity Fund, a new nonprofit subsidiary designed to link
socially motivated investors with affordable housing developments. The Minnesota Equity
Fund assembled $50 million in 2012 and is now a key part of GMHF operations and enables
both GMHF and MEF to provide a combination of services and benefits which better support
the creation of affordable housing and other community development efforts.
Prior to 2013, Greater Minnesota Housing Fund (GMHF) operated under the 2010-2013
strategic plan, which was developed in an environment of foreclosures, tight credit, declining
homeownership, and a generally troubled housing market for affordable and market rate
housing. GMHF responded to these conditions by working locally and statewide on innovative
approaches to housing preservation, homelessness, and community stabilization, under four
goals which guided GMHF’s activities from 2010-2013:
1. Advance innovative solutions to systemic affordable housing and community
development challenges.
b. Lead the field on green design, development and retrofitting of affordable housing in
Minnesota.
c. Promote sustainable development patterns in greater Minnesota.
d. Attract new capital for underserved markets.
e. Deliver innovative affordable housing and community development loan products
integrated with technical assistance and supported by strong programs.
2. Design and deliver comprehensive programs to address critical housing needs.
c. Focus on preservation of affordable rental housing.
d. Accelerate sustainable foreclosure recovery and neighborhood revitalization.
e. Promote homeownership initiatives.
3. Expand lending for affordable housing production and preservation.
d. Increase interim lending for predevelopment and demonstration projects.
e. Maintain 0% deferred gap funding to support preservation and new construction.
4. Ensure that GMHF’s people, processes, systems and leadership support innovation,
maintain quality, manage risk, and support long-term organizational viability.
e. Increase staff capacity to expand current lending, offer new financing products, and
expand monitoring and management of the loan portfolio.
f.

Upgrade systems and organizational infrastructure to increase efficiency.
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